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Mr.   Robert  Ryan 
Room  903 

1  City  Hall  Square 
Boston,  MA     02201 


Ref:     Retail  Market  Analysis  - 
Downtown  Crossing  Retail 
District 


Dear  Mr.   Ryan: 


In  response  to  your  invitation  of  September  28,   1981,   Hammer, 
Siler,   George  Associates,  in  association  with  Leclair-Stewart  Associates 
and  Marvin  J.   Rothenburg  Inc. ,   are  pleased  to  submit  the  following 
proposal  for  professional  services  in  preparation  of  a  retail  market 
analysis  for  Boston's  Downtown  Crossing  Retail  District.     We  believe 
that  this  team  offers  excellent  qualifications  for  addressing  the  various 
facets  and  complexities  of  downtown  retailing.     In  addition,  it  is  our 
belief  that  some  technical  advice  will  be  needed  in  the  areas  of 
transportation  and  parking,   and  we  have  included  these  elements  within 
the  work  program  and  budget.      It  is  also  our  intention  to  contract  with 
Gorove/Slade  Associates,   Inc.   for  technical  advice  on  transportation  and 
parking  questions.     If,  however,   the  Boston  Redevelopment  Authority 
has  a  transportation/ parking  consultant  of  its  own,   we  will  work  with 
that  firm  if  that  is  desired. 


WASHINGTON  ■  ATLANTA  •  DENVER 


Mr.  Robert  Ryan 
October  22,  1981 
Page  Two 


The  overall  qualifications  of  Hammer,    Siler,   Georg'e  Associates,   the 
prime  consultant  in  this  proposal,   has  been  demonstrated  by  the 
previous  submission  of  qualifications  and  that  is  the  reason  for  your 
invitation  to  submit  this  proposal.     Therefore,   we  will  not  submit 
additional  firm  qualifications  beyond  the  requested  GSS  254   Form. 
However,   we  would  like  to  briefly  present  in  the  following  paragraphs  a 
synopsis  of  the  key  personnel  to  be  assicrned  to  the  study.     More 
detailed  information  on  their  backgrounds  is  presented  in  the  resume 
section  of  the  proposal. 

Mr,    George  Dengler,   a  company  Vice  President  with  16  years 
consulting  experience,   wiU  be  the  Project  P.lanager  with  overall 
day-to-day  responsibility  for  the  study  effort,   including  supervision  of 
staff,   report  content  and  production,   coordination  with  associate 
consultants,   and  attendance  at  meetings  and  presentations.     Mr. 
Dengler  has  considerable  experience  in  performing  downtown  and  central 
city  retailing  analyses  for  both  the  public  and  private  sectors.     He  has 
V'orked  with  planning  and  community  development  agencien,   real  estate 
developers  and  department  store  organizations  on  behalf  of  downtown 
retailing  projects.      Recent  experience  includes  the  following  projects: 

1)  Canal  Place,    New  Orleans.      This  is  a  multi-use  hotel, 
office  and  retail  development  by  Canal  Place  Venture, 
Inc.   along  Canal  Street  and  adjacent  to  the  Vieux  Carre. 
Approxim.ately  300,000  square  feet  of  new  retail  space  is 
being  added,  including  a  Saks  Fifth  Avenue  store.     The 
complex  is  currently  under  development. 

2)  Louisville  Galleria,   Louisville.     This  is  a  mixed  use 
project  primarily  aimed  at  strengthening  the  retail  core 
of  downtov/n  Louis"'/ilie  being  undertaken  by  Oxford 
Properties,    Inc.     Approximately  250,000  square  feet  of 
new  retail  space  is  being  added,  including  a  Bacon's 
department   store  unit.     This  project  is  under 
construction. 
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3)       Miami  Center,   Miami.      This  project  is  ? 

development  that  is  effectively  extending;  Miami's 
downtown  district  onto  previously  vacant  land.     Phase  I 
office  and  hotel  construction  is  underway.     Phase  II, 
including  100,000   square  feet  of  supportive  retail,    will 
be  constructed  beginning  late  next  year. 


4)  Market  Place,   Baltimore.      This  project  contemplates  the 
rehabilitation  and  readaptation  of  a  square  city  block  in 
Baltimore's  Inner  Harbor  area.     Market  Place  is  located 
near  Harborplace  and  it  is  being  planned  for  comple- 
mentary uses.     Market  Place  will  contain  specialty 
retailing  and  recreation-oriented  retailing  and  commercial 
facilities  (120,000  square  feet)   and  rehab  office  space 
(100,000   square  feet).      Financing  has  been  completed  by 
Market  Place  Associates  and  construction  is  anticipated 
shortly. 

5)  Jamaica  Center,    Queens.      This  study  represents  a 
development  strategy  plan  for  revitalizing  the  retail  core 
of  downtown  Jamaica,   Queens,   New  York.      Several 
alternative  strategies  have  been  recommended  to  the 
Greater  Jamaica  Development  Corporation  and 
implementation  prospects  are  nov;  being  investigated. 

Mr.   Dengler  has  also  performed  services  on  behalf  of  New  England 
downtown  developments  in  Salem  and  Springfield,   Mass.  ,   Manchester, 
N.H.,   and  Bridgeport,   Conn.      He  has  v/orked  in  Boston  on  BRA 
studies  concerning  the  Faneuil  HaU  and  Hinge  Block  projects. 

Mr.   Jack  Gould  of  our  firm  will  provide  technical  advice 
throughout  the  study  process  and  especially  participate  in  the  survey 
evaluations  and  strategy  conceptualizations.     Mr.    Gould  is  President  of 
HSG/ Gould,   a  wholly  owned  subsidiary  of  Hammer,   Siler,   George 
Associates,   and  has  performed  hundreds  of  retail  studies  for  shopping 
center  developers  and  department  store  organizations.      His  contacts 
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with  their  managements  and  knowledge  of  department  store  organization 
strategies  will  be  most  useful  in  formulating  a  strategy  for  improving 
the  market  position  of  the  Downtown  Crossing  Retail  District.     Among 
department   store  organizations  that  he  has  worked  for  are  Alexander's, 
B.   Altman,    Ivey's,   Miller  and  Rhoads,   Rich's,    Saks  Fifth  Avenue, 
Sears,   Roebuck  &   Co.,   and  The  May  Company. 

Two  recent  downtown  studies  which  Mr.    Gould  conducted  for 
department  stores  were  in  Wilmington   (Del)   for  Wilmington  Dry  Goods 
and  Washington  for  the  May  Co.'s  Hecht's  unit.      As  a  result  of  the 
latter  study  Hecht's  will  be  involved  in  developing  a  new  downtown 
store  as  a  major  retail  redevelopment  effort.     Mr.    Gould  has  also  been 
involved  in   general  downtown  retail  studies  in  a  dozen  communities 
ranging  from  Chattanooga  to  Springfield,   Mass. 

Eugene  Laxer,   an  Associate,   will  be  the  day-to-day  research 
analyst  assigned  to  the  project.     Mr.   Laxer  has  considerable  experience 
in  conducting  retail  analyses  both  as  a  consultant  and  as  an  analyst  for 
Federated  Department  Stores,    Inc.     At  Federated  ho  specialized  in  site 
location  research  and  expansion  planning  for  the  east  coast  division. 
He  was  part  of  a  research  team  that  analyzed  sales  potential 
opportunities  under  alternative  development  scenarios  regarding 
Boston's  LaFayette  Square  and  Copley  Square  projects. 

Other  Hammer,   Siler,    George  Associates,    HSG/Gould  Associates 
staff  will  be  assigned  to  perform  specific  field,   research,   and  data 
compilation  tasks. 

LeClair-Stewart  Associates  has  been  invited  to  participate  as  part 
of  this  proposal  because  of  its  specialization  in  retail  store  and 
shopping  center  location/performance  analysis.     LeClair-Stcvart 
Associates  have  conducted  studies  for  Federated  Department  Stores,   B. 
Altman   &   Co.,   and  Carson  Pirie  Scott  Co.,   among  others.     They  have 
performed  similar  studies  ^or  developers  of  national  reputation.      Their 
experience  in  the  Boston  area  is  attached  to  the  resume  section  of  the 
proposal. 
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Mr.   Donald  LeClair,   Jr.,   will  be  the  key  person  representing: 
LeClair-Stewart  Associates.     Mr.   LeClair  has  14  years  experience  in 
retail  research  as  well  as  several  years  experience  in  department  store 
merchandising.      He  has  worked  closely  with  top  management  of  retail 
firms  helping  them  define,   plan,   and  implement  their  expansion 
strategies  and  evaluating  the  performance  of  their  existing  units.     Mr. 
LeClair's  chief  responsibilities  in  the  study  process  v/ill  be  to  provide 
assistance  in  store  performance  analysis  and  strategy  developments. 

Mar\'in  J.    Rothenberg,   Inc.  ,   has  considerable  experience  as 
consultants  to  retail  managements  on  the  development  of  strategic 
marketing  and  merchandising  plans  and  on  the  merchandising,    service 
and  promotional  tactics  necessary  to  achieve  their  strategic  goals. 
Clients  include  department  stores,   other  retailers  and  media  dealing 
with  the  retailing  industry. 

Mr.   Marvin  J.    Rothenberg  will  be  the  key  person  representing  his 
firm.      His  primary  responsibilities  '.vill  deal  with  the  surveys   (shoppers 
and  customer  intensification  analysis)  and  proAdding  technical  advice  on 
improAdng  performance  and  achieving  goals .     Mr.    Rothenberg's  resume 
is  attached  to  the  proposal. 

A  resume  for  Mr.   Fred  Gorove  of  Gorove/Slade  Associates,   Inc. ,  is 
also  attached  and  Mr.    Gorove  wiU  provide  transportation /parking 
technical  assistance  unless  BRA  has  its  own  parking  consultant. 

We  appreciate  the  opportunity  to  submit  this  proposal  of  services 
for  the  Downtown   Crossing  Retail  District  and  look  forward  to  making  a 
presentation  to  BRA  on  October  30.  ^ 

Sincerely, 


George  H.   Dengler      J 
Vice  President 
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BACKGROUND 

Briefly  state,  the  objectives  of  the  desired  retail  study,  as  stated 
by  the  Boston  Redevelopment  Authority  (BRA),  are  to  "identify  the 
current  and  regional  market  in  terms  of  sales  volume  and  share  by  retail 
category  and  price  range  for  the  subject  retail  district  and  identify 
strategies  such  as  alteration  of  the  retail  mix  or  targeted  market  that 
may  strengthen  the  overall  performance  of  the  retail  district."  A  great 
deal  of  the  collection  of  base  data  concerning  past  trends  and  current 
conditions  has  already  been  performed  by  the  BRA  staff  and  will  be 
made  available  to  the  Consultant.  Other  data  on  past  and  current 
conditions  are  now  being  compiled  by  the  BRA  staff  and  these  will  also 
be  made  available  to  the  Consultant.  Accordinglj'^,  the  bulk  of  the 
Consultant's  survey  and  data  development  and  analysis  effort  shall  be 
directed  to  forecasting  the  future  condition(s) . 

The  v/ork  product  of  the  study  effort  will  be  presented  in  a  final 
report  which  shall  include  narrative,  tables,  and  figures  sufficient  to 
fully  explain  the  theories,  assumptions,  methodologies,  statistical 
validity,  and  implications  of  the  analysis,  projections,  scenarios  and 
strategies  developed  in  line  with  the  tasks  specified  in  the  accompanying 
scoDe  of  work. 


KAMMER      SIIER     GEORGE     OSSOCIATES 


SCOPE  OF  WORK 


HAMMER      SIIED     GEORGE     ASSOCIATES 


DOWNTOWN  CROSSING  RETAIL  MARKET  ANALYSIS  SCOPE  OF  WORK 

In  today's  urban  environment  the  approach  to  strengthening 
downtown  retailing  is  complex  and  attempts  at  revitalizaticn  have  met 
v;ith  varying  degrees  of  success.     Each  downtown,   of  course,  is 
composed  of  district  and  different  environments  and  functions.     The 
unique  characteristics  of  each  specialized  setting  must  serve  as  the 
design  parameters  in  revitalizing  downtown  retailing  complexes.     There  is 
no  common  format  analogous  to  the  standardized  suburban  mall  package. 

In  the  case  of  the  Downtown  Crossing  Retail  District,   the  same 
environmental  and  functional  characteristics  alluded  to  above  must  be 
carefully  evaluated  to  determine  the  most  successfvil  future  role  for  the 
District.     Several  specifics  within  these  categories  which  are  apparent  at 
the  study  outset  are  the  needs:     to  build  upon  the  existing  retail 
strength   (department  store  anchors);   to  arrange  the  core  in  an  order 
that  achieves  the  elements  of  effective  concentration  so  carefully 
structured  in  the  suburbs;   and  to  exercise  flexibility  in  adapting  the 
retailing  offerings  to  changing  area  demographics.      Part  of  the  latter  is 
directly  related  to  understanding  the  present  and  future  market  sources 
and  their  spending  behavior  and  responding  to  these  needs  in  terms  of 
tenant  mix,   merchandise  quality,   price  lines,   and  other  market  factors. 

The  market  sources  to  be  evaluated  in  terms  of  support  and 
spending  characteristics  include  a  residential  trade  area,   downtown 
employment,    general  area  visitors,   convention  and  entertainment  \'isitors, 
and  other  residents.      In  determining  the  best  program  for  strengthening 
the  retail  performance  of  the  Downtown  Crossing  Retail  District,   the 
question  of  its  future  market  orientation  from  among  these  sources  must 
be  carefully  addressed,   and  questions  relating  to  tenant  mix,   business 
cost,   parking,   public  transportation,   and  security,   among  other,   must 
also  be  closely  studied. 

The  work  tasks  which  we  propose  to  undertake  as  part  of  the  study 
effort  are  detailed  as  follows. 
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Task  1        Overview  of  the  Boston  Market  Demoprraphics 

This  work  item  will  prc^nde  an  overview  of  Boston  in  order  to 
provide  insight  into  the  existing  and  emerging  character  of  the  city 
and  the  existing  or  emerging  trends  influencing  the  vitality  of  its 
economic  base  and  the  character  of  its  population. 

Sub-task  v/ithin  this  work  program  include: 

1.  Re\iew  1970  and  1980  Census  material  to  ascertain  the 
level  of  population,  number  of  households,  and  household 
income  (1969)  over  the  recent  decade  by  subareas 
(neighborhoods  or  census  tract  groupings).  (The 
Consultant  will  use  census  and  other  research  sources 
and  local  planners  to  ascertain  1979  or  1980  income 
levels). 

2.  Interview  public  officials  at  BRA  and  those  Involved  in 
city  planning  and  community  development  in  order  to 
secure  data  from  which  to  prepare  estimates  of  future 
population,  households  and  incomes  in  Boston  and  by 
subareas.  This  includes  demographic  data  as  v;ell  as 
Information  on  public  Improvement  projects. 

3.  Interview  resource  people  in  appropriate  public  agencies, 
as  well  as  selected  real  estate  developers  and  brokers,  in 
order  to  determine  the  location,  level  and  type  of 
development  activity  occurring  through-out  Boston  as  a 
m-easure  of  the  atmosphere  and  extent  for  future  private 
development. 

4.  On  the  basis  of  the  preceding  tasks,  estimate  and  project 
the  amount  of  population,  number  of  households,  and 
level  of  average  household  income  in  Boston  and  by 
subareas  for  selected  years  within  a  ten  year  study 
period. 
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This  first  task  will  provide  insig-ht  on  key  retail  demographics  of 
Boston-the  g-eographic  area  which  can  be  expected  to  provide  most 
residential  generated  sales  potential  for  Downtown  Crossing  stores  and 
shops. 

Task  2        The  Central  Boston  Retail  Market 

This  work  item  will  provide  an  overview  of  the  present  retail 
structure  of  central  Boston  by  locations  (Downtown  Crossing,  Back 
Bay,  Faneuil  Hall,  others).  Included  here  will  be  an  analysis  of 
store  types  and  recent  changes,  market  and  merchandise 
orientation,  sales  trends  and  other  market  information.  It  would 
also  identify  and  describe  both  in-town  and  close-in  major  suburban 
retail  concentrations  influencing  the  extent  of  Dov/ntown  Crossing's 
residential  trade  area  and  would  otherwise  describe  existing  and 
emerging  retail  developments  which  would  compete  with  Downtown 
Crossing  through  the  study  period  of  this  report's  analysis. 

Specific  sub-tasks  to  be  performed  include: 

1.  Examine  the  location,  inventory  the  amount  and  quality  of 
Downtown  Crossing's  existing  retail  infrastructure  (spatial  and 
store  mix)  and  evaluate  sales  trends  by  major  store  types  and 
categories. 

2.  Interview  department  store  managers  and  a  broad  sampling  of 
other  retail  merchants  in  Downtown  Crossing  to  ascertain 
information  on:  customer  sources  and  profiles;  residential 
trade  area;  retailing  strengths,  weaknesses  and  needs;  store 
and  merchandise  changes  over  the  last  decade;  sales  trends; 
future  retail  plans  (modernization,  expansion,  merchandise 
changes,  closing,  etc);  other  retailing  factors  for 
understanding  thoroughly  the  present  and/or  emerging  market 
which  is  being  served. 
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3.  Conduct  the  same  analysis  as  in  sub-tasks  1  and  2  above  for 
Back  Bay,  Faneuil  Hall,  and  other  appropriate  retail 
concentrations  in  central  Boston. 

4.  Identify  and  discuss  the  inventory  of  new  retail  developments 
which  are  anticipated  to  emerge  in  central  Boston  throuprh  the 
analysis  period  that  will  effectively  compete  with  Downtown 
Crossing  and  other  existing  retail  concentrations. 

5.  Describe  the  competitive  framework  of  in-town  and  close-in 
suburban  retail  concentrations  with  which  Downtown  Crossing 
competes  for  the  patronage  of  city  residents,  downtown 
employees  and  visitors. 

The  second  task  will  provide  important  information  on  the 
infrastructure,  appeal  and  sales  orientation  of  Downtown  Crossing  in 
relation  to  other  central  Boston  and  in-town  and  close-in  suburban  retail 
concentrations  that  compete  for  various  segments  of  the  Boston  market. 

Task  3        Customer  Surveys:     Demographic  Characteristics; 
Point-of-Origin;    Image  of  Downtown   Crossing 

Inasmuch  as  the  future  retailing  role  of  Downtown  Crossing  is  tied 
to  its  department  stores,  this  task  will  be  to  analyze  the  demographic 
characteristics  and  point  of  origin  of  the  Filene's  customer  and  the 
Jordan  Marsh  customer,  and  determine  each  group's  image  of  the  two 
department  stores  and  other  retailing  in  the  Downtown  Crossing  Retail 
District.  This  task  will  require  the  cooperation  of  the  department  store 
managements. 

Sub-tasks  within  this  element  include: 
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1.  Prepare  a  questionnaire  survey  form  to  be  administered  to 
customers  entering  or  leaving  Filene's  and  Jordan  Marsh 
downtown  as  well  as  at  two  close-in  suburban  malls. 

2.  Arrange  for  conduct  of  the  survey  by:  contracting  a  firm  to 
handle  it;  getting  survey  forms  printed;  providing  instructions 
to  the  survey  takers;  and  by  monitoring  the  progress  of  the 
survey  itself. 

3.  Tabulate  the  results  of  the  survey  -  estimated  number  of 
forms:  three  locations  x  two  stores  x  500  questionnaires  per 
store  =  3,000  responses. 

4.  Determine  residence,  place  of  work,  shopper  trip 
point -of-ori gin  and  demographic  profile  of  today's  Downtown 
Crossing  Filene's  and  Jordan  Marsh  customer. 

5.  Determine  images  each  customer  group  has  of  the  two 
Downtown  Crossing  department  stores  and  other  satellite 
shoppers  goods  stores. 

6.  Define  each  Downtown  Crossing,  department  store's  75  percent 
trade  area. 

7.  Determine  and  compare  trade  area,  demographic  profile  and 
images  of  Filene's  and  Jordan  Marsh  customers  at  the  two 
suburban  locations  with  the  Downtown  Crossing  results. 

8.  Graphically  portray  the  various  trade  areas  on  maps  which  can 
be  used  to  illustrate  some  of  the  findings  of  the  analysis. 

The  results  here,  where  appropriate,  will  be  compared  with  place-of 
origin  and  buying  behavior  data  compiled  for  BRA  by  Cambridge 
Systematics.      This    task    will   help    confirm    the    Downtown    Crossing   trade 
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area,  the  sources  and  percentages  of  total  market  support,  and  the 
extent  to  which  its  retail  facilities  satisfy  or  fail  to  satisfy  the  needs  of 
current  customers  and  potential  customers  in  the  close-in  Boston  market 
area. 

Task  4        Customer  Intensification  Analysis 

This  work  item  is  an  extension  of  the  customer  surveys  undertaken 
as  Task  3  with  an  emphasis  on  actions  necessary  to  improve  upon 
present  market  penetration  and  to  attract  more  non-shoppers.  The 
objective  of  the  Customer  Intensification  Analysis  is  to  present 
recommendations  that  would  made  Downtown  Crossing  a  more  productive 
center  and  to  provide  the  information  required  to  format  the  center  as 
an  effective,  properly  merchandised  retail  complex.  Productivity  is 
defined  as  the  ability  of  the  center  and  its  component  stores  to  generate 
optimum  shopping  frequency  and  dollar  volume  from  current  customers 
and/or  to  attract  underpenetrated  geographic  and  demographic  segments, 
particularly  from  those  segments  who  are  potentially  the  most  important 
purchasers  of  tlie  types  of  merchandise  that  would  be  featured  in  future 
years. 

To  provide  direction  for  impro\'ing  Downtown  Crossing's  market 
share,   it  will  be  necessary  to  determine  the  following: 

o    Market  penetration  and  the  composition  of  the  market. 

o     The  demographic  characteristics  of  shoppers 

o     The  factors  of  store  character  (i.e.,   fashion,   assortment, 

quality,   service,  etc.)  that  are  of  importance  to  the  shoppers.     "^ 

o     Shoppers'  attitudes  toward  the  merchandise  and  character  factors 
of  the  centers  in  the  area. 

o     Shoppers'  awareness,   interest  and  desire  for  desig^^er  names, 
high-fashion  stores,   popular  price  lines,   etc. 
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o     Their  shopping  patterns   (i.e.,   stores  in  which  shopped, 
frequency,   expenditures,   price  lines,   etc) 

In  considerably  more  depth  than  is  indicated  here,  the  first 
informational  area  in  this  list  is  that  which  will  be  covered  by  preceding' 
tasks  in  the  market  analysis.  To  collect  the  remainder  of  the 
information,   there  are  basically  two  approaches  to  be  considered. 

One  would  utilize  telephone  interviews  with  a  randomly  selected 
sample  of  shoppers  who  live  within  the  desipnated  trade  area.  While  this 
approach  would  most  certainly  measure  market  penetration  and  determine 
the  shopping  patterns  of  both  Downtown  Crossing"  customers  and 
non-customers,  it  is  likely  to  be  relatively  expensive  when  measured 
against  the  potential  benefits.  For  example,  to  learn  the  relative 
characteristics,  attitudes  and  behavior  of  Downtown  Crossing  shoppers 
and  non-shoppers  in  order  to  ascertain  what  must  be  done  to  attract 
more  non-shoppers,  will  require  interviews  with  both  groups.  The 
smaller  the  center's  penetration  of  the  market,  the  larger  the  number  of 
interviews  that  will  need  to  be  undertaken.  It  is  likely  that  a  survey  of 
this  type  would  cost  approximately  $35 ,000-$40,000  alone. 

It  is  judged,  however,  that  the  same  purposes  could  be 
accomplished  by  extending  the  questions  to  be  addressed  for  some  of  the 
previously  described  Downtown  Crossing  shoppers  surveys.  Obviously, 
many  of  these  people  also  shop  at  competitive  facilities.  Therefore,  the 
objective  here  will  be  to  determine  what  actions  must  be  undertaken  to 
gain  an  increased  share  of  the  expenditures  made  by  customers  who 
already  shop  the  Downtown  Crossing  stores. 

Many  studies  of  stores  and  centers  have  shown  that  only  one-fifth 
to  one-third  of  the  customers  account  for  two-third's  to  four-fifth's  of 
the  volume.  This  has  been  confirmed  many  times  by  stores'  analyses  of 
their  charge  sales.  Therefore,  the  large  majority  of  customers,  those 
who   come   in   on   a   repeat   basis,    account    for  only   a   small   portion   of  the 
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sales.  Thus,  a  "new"  market  already  exists  among  a  store's  or  a 
center's  existing  clientele.  To  "tap"  that  "new"  but  existing  market,  it 
must  be  determined  what  needs  and  desires  that  are  now  currently  being 
offered  would  provide  the  opportunity  for  increases  if  properly 
emphasized. 

This  approach  will  mean  that  500  Downtown  Crossing  on-site 
interviews  would  be  extended  to  provide  this  information.  Without 
elaborating  on  technical  details,  this  approach  does  require  the 
application  of  specific  techniques  that  allow  each  customer's  responses  to 
be  entered  into  the  sample  on  a  basis  equal  to  that  of  others  —  for 
example,  with  no  adjustments  made,  an  on-site  survev  over-samples  the 
more  frequent  shoppers  because  the  once-a-week  shopper  has  four  times 
the  likelihood  of  being  interviewed  as  does  the  once-a-month  shopper. 
Nevertheless,  the  on-site  method  will  be  less  costly  and  potentially  as 
revealing  as  a  full  trade  area  survey.  It  also  has  another  basic 
advantage;  if  a  store  or  a  center  expects  to  attract  and  hold  new 
customers,  it  had  first  be  able  to  satisfy  more  fully  those  who  are 
already  customers.  If  it  is  only  partially  satisfying  the  needs  of  current 
customers,  it  is  unlikely  to  expect  that  market  penetration  can  be 
increased. 

The  results  of  this  customer  intensification  analysis  may  be  further 
supplemented/ confirmed  by  results  of  the  suburban  mall  surveys. 

Task  5        Define  and  Analyze  the  Downtown  Crossing  Trade  Area(s) 
and  Sales  Potential 

This  work  item  will  be  to  determine  the  character  of  and  future 
sales  potential  for  the  Downtown  Crossing  trade  area(s)  and  to  gauge 
future  changes  in  its  market  composition  that  could  affect  the  retail  role 
Downtown  Crossing  will  play  in  the  central  Boston  retail  structure. 
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Sub  tasks  within  this  work  item  include: 

1.  On  the  basis  of  the  findings  of  Task  3,  define  Filene's 
present  75  percent  residential  trade  area  and  portray  it 
graphically  on  a  map. 

2.  Analyze  the  composition  of  Filene's  key  market 
segments-trade  area  residents,  employees  tourist, 
convention  visitors,  non-trade  area  Boston  residents,  and 
others. 

3.  Define  Jordan  Marsh's  present  trade  area  based  on  the 
results  of  Task  3  and  portray  it  graphically  on  a  map. 
As  for  Filene's,  define  its  overall  consumer  support  by 
key  market  segments. 

4.  Compare  and  evaluate  the  two  geographical  areas  served 
by  the  two  stores  ?nd  the  relative  weighting  of  their 
various  consumer  segments. 

5.  Analyze  the  trade  area(s)  by  subdividing  them  into 
subareas  or  submarkets  and  determine  the  population, 
households,  average  household  income,  and  retail 
expenditure  potential  (by  categories:  shoppers  goods, 
eating/drinking,  convenience  goods,  etc.)  for  appropriate 
years  during  the  ten  year  study  period. 

This  will  establish  the  residential  trade  area  market  framework 
and  sales  .  potential  from  this  consumer  source  which  will  be 
potentially  available  to  Downtown  Crossing  retail  facilities  (as  well 
as  for  other  central  Boston  retailers)  in  the  future.  The  share  of 
sales  potential  that  Downtown  Crossing  facilities  can  be  expected  to 
capture  is  discussed  in  a  later  Task. 
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Task  6        Define  and  Ar.alyzc  Other  Sources  of  Retail  Sales  Support 
Available  to  Dovntown  Crossing 

Downtown  market  potential  is  not  limited  to  resident  populations. 
Downtowns  have  unique  characteristics  -  daytime  worlcforces, 
visitors/tourists  attractions  and  their  hotel  accommodations,  conventions, 
and  other  market  sources.  Separately  or  in  combination,  these  sources 
provide  a  unique  foundation  upon  which  to  build  a  viable  market  for 
central  Boston  retailors,  including  Downtown  Crossing.  This  task  will 
be  to  identify  these  sources  and  their  sales  potential,  Shopoers  surveys 
and  information  compiled  by  Cambridge  Systematics  will  pro\ide  input 
into  the  current  market  make-up  by  consumer  segments  as  well  as 
information  on  buying  power. 

Sub-tasks  include  the  following: 

1.  Workforce.  Determine  the  present  v/orkforce  in  central 
Boston,  by  subareas,  and  proiect  employment  (based  on 
trends  in  office  space  development  and  office  and  other 
employment  growth  by  locations)  and  changes  in  employee 
expenditure  potential.  Future  employee  generated  sales 
potential  will  be  projected  for  the  appropriate  study  years 
(same  as  trade  area)  by  retail  categories.  We  anticipate 
working  with  BRA  and  other  public  officials  and  major 
erflployers  in  determining  employment  trends. 

2.  Tourists/ Visitors.  Determine  the  present  level  of 
tourism/visitation  to  the  Boston  area  in  general  and 
central  Boston  in  particular  and  project  these  visitor 
trends,  as  well  as  the  retail/eating  and  drinking 
expenditures  and  sales  potential  visitors  will  generate  in 
the  future.  Projections  v;ill  be  for  the  appropriate  study 
years.  We  anticipate  v/orking  with  Greater  Boston 
Convention  and  Tourist  Bureau  personnel  in  identifying 
visitor  trends. 
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3.  Convention  Delegates.  Determine  the  present  level  of 
convention  activity,  the  possible  expansion  of  Hymes 
Auditorium  and  its  impact  on  convention  visitation  and 
convention  attendee  expenditures,  and  project  future 
delegate  g'enerated  retail/eating  and  di'inking  expenditures 
and  sales  potential.  Projections  will  be  for  the 
appropriate  study  years.  U'e  anticipate  working  with 
Greater  Boston  Convention  and  Tourist  Bureau  and  BRA 
personnel  in  identifying  convention  delegate  trends. 

4.  Entertainment.  This  has  become  a  major  form  of 
recreation  expenditure  in  our  society.  MOst  major  area 
entertainment  and  cultural  facilities  are  in  downtown 
Boston.  This  sub-task  will  identify  entertainment 
attendee  trends  and  expenditure  habits  and  project  the 
same  for  the  selected  years  of  the  study  period.  We 
anticipate  working  with  the  management  of  major 
entertainment  and  cultural  facilities  in  identifying 
entertainment  attendee  trends. 

Three  of  the  four  consumer  sources  in  this  task  offer 
opportunities  for  evening  retailing  and  eating/ drinking  activities. 
These  are  visitors  (particularly  those  housed  in  hotels) ,  convention 
delegates,  and  entertainment  attendees.  This  task  v;ill  define  the 
major  non-trade  area  market  source  future  sales  potential  that  can 
be  captured  by  central  Boston  retail  facilities,  including  those  in 
Downtown  Crossing. 
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Task  7        Other  Market  Related  Considerations  for  Strengtheringr 
the  Downtown  Crossing  Retail  District 

Previous  tasks  will  identify  the  total  market  supoort  generated  by 
consumer  segments  attributable  to  central  Pjoston  and  other  metropolitan 
retail  facilities.  Prior  to  identifying  specific  potentials  and  strategies  for 
Downtown  Crossing,  other  factors  must  be  considered.  This  task  will 
identify  and  evaluate  these  factors  as  they  influence  retail  opportunities 
for  Downtown  Crossing.  Questions  related  to  transportation,  parking, 
security  and  business  costs  v;ill  determine  whether  they  are  issues 
determining  future  market  orientation  opportunities  and/or  constraints. 
To  the  extent  that  such  questions  present  issues  that  must  be 
addressed,  we  will  evaluate  potential  solutions  that  will  assist  in 
strengthening  the  viability  of  the  retail  district.  Other  question 
concerning  tenant  mix  and  allied  development  in  the  study  area  also  need 
to  be  specifically  evaluated  at  this  point. 

Sub-tasks  to  be  studied  include: 

1.  Transportation.  Some  retail  studios  show  that  up  to  70 
percent  of  urban  shoppers  use  public  transit  facilities. 
This  sub-task  will  evaluate  the  adequacy  of  bus  and  rapid 
transit  lines  and  terminals  in  providing  access  to 
Downtown  Crossing  for  the  various  market  sources.  The 
network  of  lines  connecting  and  bisecting  through  the 
residential  trade  area,  the  office  and  financial  district, 
the  hotel  concentration,  Hynes  Auditorium,  etc.,  will  be 
studied  as  will  passenger  volumes  and  origin  and 
destinations.  This  information  will  be  helpful  in 
determining  which  consumer  segments  are  best/least 
served  by  convenient  public  transportation  and  to  what 
extent  Downtown  Crossing  could  possibly  be  improved  by 
any  changes  in  that  network.      We  anticipate  utilizing  data 
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collected  by  BRA,  workinf^  with  public  transit  authorities 
in  any  update  compilation  efforts,  and  receiving  technical 
advice  from  a  transportation /parking  consultant  v/hich  we 
would  be  glad  to  recommend  (Gorove/Slade  Associates)  or 
a  consultant  of  BRA's  choice.  User  oriented  input  will  be 
obtained  via  the  shoppers  surveys  previously  described. 

2.  Parking.  Although  perhaps  30  percent  or  less  of 
Downtown  Crossing  shoppers  may  come  by  automobile, 
this  level  of  support  is  significant  enough  to  warrant 
study  about  its  impacts  on  the  market.  This  sub-task 
will  evaluate  various  parking  issues  -  garage  and  lot 
locations  and  number  of  spaces  related  to  retail 
destination  points,  parking  rates  and  validation  for 
shoppers,  turnover  and  space  availability  during  peak 
shopping  hours,  security  and  others.  This  information 
will  be  helpful  in  determining  whether  Downtown  Crossing 
retailing  could  strengthen  its  trade  area  penetration  with 
any  changes  in  parking  su.pply  or  policies.  V/e  anticipate 
utilizing  data  collected  by  BRA,  working  with  public 
parking  authorities  and  garage  and  lot  operators  in 
obtaining  any  needed  additional  information  and  receiving 
technical  assistance  from  the  aforementioned 
transportation/parking  consultants.  The  shoppers 
surveys  will  provide  additional  input  from  the  user 
viewpoint. 

3.  Secui'ity.  The  question  of  overall  security  on  the  streets 
in  the  area  and  in  parking  and  rapid  transit  facilities  will 
be  addressed  to  determine  its  influence  on  Downtown 
Crossing  retailing.  The  existence  of  the  "Combat  Zone" 
in  the  area  and  its  impact  on  securitv  will  be  a  specific 
consideration  here.  Information  vjill  be  obtained  in 
interviews  with  merchants,  parking  and  transit  officials, 
and  through  the  shoppers  surveys. 
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4.  Costs.  The  costs  of  doing  business  downtown  related  to 
sales  and  rents,  as  compared  to  the  suburbs,  will  be 
studied  as  a  background  measure  for  partially  determining 
the  options  for  tenant  mix  changes,  new  or  expanded 
retailing,  and  other  investment  considerations. 
Information  will  be  obtained  through  merchant,  landlord, 
and  leasor  interviews. 

5.  Tenant  Mix.  Although  inventoried  earlier  in  the  study 
process,  the  market  implications  of  the  present  tenant  mix 
(type,  quality,  price  lines,  local /national  store  ratios  and 
relationships,  etc.)  will  be  specifically  evaluated  in  light 
of  additional  market  understanding  evolving  through  the 
preceding  work  tasks. 

6.  Allied  Development.  New  office,  hotel,  residential  or 
other  allied  developments  under  construction  or  planned 
in  central  Boston  (as  presently  known)  will  be  mapped  to 
illustrate  locational  relationships  compared  to  Downtovi/n 
Crossing  as  an  additional  measure  of  market  influence  on 
the  future  retail  opportimities  in  the  district.  This 
information  will  be  obtained  from  public  officials  at  BRA 
and  those  in  planning  and  community  development  as  well 
as  from  local  real  estate  developers. 

The  preceding  task  will  be  useful  in  the  process  of  identifying 
strategy'  alternatives  or  scenarios  for  measuring  future  retail  market 
potential  for  the  Downtown  Crossing  Retail  District  outlined  in  later 
Tasks. 
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Task  8        Comparison  of  Downtown  Crossing  Retail  Position 
with  Other  Central  Business  Districts   (CRD's) 

In  terms  of  understanding  the  position  of  Downtown  Crossing 
retailing  compared  to  other  major  CRD's,  this  task  will  compare 
characteristics  and  market  penetration,  in  terms  of  product  class 
and  market  segmentation  with  other  American  CBD's.  The 
Consultant  suggests  that  Baltimore,  Miami,  New  Orleans, 
Philadelphia  and  Pittsburgh  be  examined  based  on  the  Consultant's 
recent  work  in  those  CBD's  and,  also,  because  BRA  has 
accumulated  data  on  four  of  them  (Miami  is  the  exception).  The 
Consultant  will  compare  the  extent  of  market  penetrations  by 
sub-groups  in  these  areas,  strategies  and  plans  for  improving 
penetration  and  performance  and  public  and  private  involvement  and 
mechanisms  for  revitalizing  these  cores.  This  task  will  assist  in  the 
process  of  identifying  development  alternatives  for  Downtown 
Crossing's  future  based  on  experience  and  achievement  levels 
elsewhere. 


"Task  9    \   Prepare  Alternative  Scenarios  for  the  Downtown 
Crossing  Retail  District 

This     task     will     utilize     the     information     base     developed     in 

previous    tasks    to    establish    a    series    of    up    to    three    development 

scenarios    for   the    subject    retail   district   in    whole   and  by   subareas. 

Although    the    scenarios    cannot    be    outlined    at    this    point,     their 

conceptualization   will  be  based  on  the   results  of  the  previous  tasks 

as    they    reflect    upon     the     current     market     make-up,     as     well    as 

consideration   of   future   economic   developments  influencing  consumer 

group       support,       identified       sales       opportunities,       and       market 

constraints. 

■» 

An  initial  effort  here  v\ill  involve  the  Consultant,  in 
coordination  with  the  Land  Use  Consultant  and  BRA  staff, 
examining  relative  retail  performance  of  sub-areas  within  the  study 
area  and  documenting  relationships  with  observed  pedestrian 
volumes,    level   of   public    amenities,    and    supportiveness    of    directly 
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adjacent  land  use  activities.  Particular  attention  here  will  be  paid 
to  the  existing*  Downtown  Crossing  data  whicli  correlates  specific 
economic  activity  patterns  with  the  "origin"  of  the  purchaser  and 
exact  location  of  the  sub-area  in  relation  to  fixed  transportation 
facilities.  Independent  information  and  conclusions  gathered  by  the 
Consultant's  previous  work  effort  will  supplement  in  this 
assignment  task. 

While  it  is  not  the  intent  to  pre-determine  the  scenarios  at  this 
time,  they  could  conceivably  involve  some  of  the  following  type 
situations: 

o  Alteration  of  tenant  mix  in  existing  structures  with 
appropriate  merchandise  and  price  line  changes,  with 
possible  introduction  of  an  architectural  or  thematic 
identity  to  more  adequately  serve  the  same,  or  somewhat 
expand  the  existing  orientation  of  the  marketplace. 

o  Partial  redevelopment  of  some  of  the  retail  district, 
perhaps  introducing  a  mixed  use  deveJopment  containing  a 
new  anchor  with  office  and /or  hotel  uses  as  part  of  a 
significant  change  in  market  orientation; 

o  "Status  quo"  in  terms  of  the  existing  infrastructure  v/ith 
emphasis  on  strategies  to  impi'ove  upon  overall 
performance  by  existing  merchants; 

o         Other  concepts  as  revealed  by  the  study. 

The  conceptualization  of  the  scenarios  v\dll  account  for  differing 
grov;th  rates  and  distribution  of  demographic  grouDS  and  supporting 
economic  sectors,  and  any  variable  factors  believed  to  have  a  significant 
casual  relationship  with  retail  performance. 
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The  identification  of  and  selection  of  the  concepts  or  scenarios  to 
be  studied  will  be  a  joint  venture  of  the  Consultant  and  BRA  during  a 
work  session  in  which  the  Consultant  outlines  and  presents  the  previous 
Tasks  results  and  their  market  implications. 

Task  10      Evaluate  the  Scenarios 

This  task  will  evaluate  each  scenario  in  terms  of  its  economic 
potential  as  well  as  its  impact  on  the  Downtown  Crossing  and  other 
central  Boston  retail  complexes. 

Sub-tasks  will  include: 

1.  A  projection  of  the  most  probable  retail  potential  by 
categories  (in  terms  of  sales  and  capture  rates  by 
consumer  market  sectors)  for  the  Downtown  Crossing 
Retail  District  for  each  scenario  will  be  developed. 
Alternative  economic  assumptions  used  to  forecast  the 
range  and  most  likely  sales  levels  will  be  described. 

2.  The  scenarios  v/ill  be  evaluated  in  terms  of  the  feasibility 
of  each  alternative  in  maximizing  the  opportunities  and 
minimizing  the  problems  associated  with  the  downtown 
retail  district  as  previously  defined. 

3.  The  amount  of  institutional  or  attitudinal  change 
necessary  to  accomplish  each  alternative  will  be  evaluated 
and  compared. 

4.  The  goal  achievement  potential  of  each  scenario  will  be 
evaluated.  Each  plan  will  be  evaluated  with  respect  to 
ci\ac  and  business  goals  and  objectives  or  identified  by 
those  interests.  Consumer  needs,  as  identified  through 
surveys,  polls,  and  observation  will  be  used  to  evaluate 
each  plan. 
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5.  The  market  implications  each  scenario  has  upon  other 
central  Boston  retail  concentrations  will  be  identified  and 
measured. 

6.  An  identification  of  early  action  programs  that  can  be 
undertaken  in  sub-area's  of  the  district  within  each 
scenario  will  be  outlined  with  emphasis  on  market  impact 
as  it  related  to  total  district  planning. 

7.  Preliminary  institutional  commitments  (public  sector)  and 
private  responsibilities  will  be  identified  and  basic 
financial  implications  and  mechanisms  will  be  discussed. 

8.  The  scenarios  will  be  ranked  according  to  a  matrix 
involving    maximizing    market    opportunities,    likely    public 

'and   private   commitment   or  interest,    overall   retail  impact, 
and  financial  implications. 

The  Consultant  will  present  the  alternative  scenario  results  to 
the  BPvA  staff  and  jointly  determine  the  most  plan  for  further 
refinement  and  implementation  on  the  basis  of  goals /objectives, 
maximizing  potential. 

Task  11      Recommended   Strategy  for'  Improving  the  Sales 

Performance  of  the  Downtown  Crossing  Retail  District 

This  task  will  recommend  a  detailed  strategy  for  the  retail 
district  as  a  whole  and  indi\'idual  strategies  for  sub-areas  with 
regard  to  product  mix,  "targeted  market",  retail  themes, 
programming  and  marketing  to  effect  an  increased  capture  of 
identifiable  sales  potentials.  The  strategy  will  reflect  upon  the 
components  of  the  alternative  scenario  identified  at  the  conclusion  of 
Task  10. 
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The  strategy  will  document  actions  appropriate  to  City 
government  and  a  privately  organized  merchants  association,  as  v/ell 
as  alternative  institutional  mechanisms  for  funding  and  empowering 
such  an  organization  (e.g.,  laws,  taxation,  special  assessment 
district).  It  will  analyze  strengths  and  weaknesses  of  alternative 
mechanisms  based  upon  an  analysis  of  relevant  experienced  in  other 
cities  and  the  particular  organizational,  economic,  and  institutional 
characteristics  of  the  Downtown  Crossing  project  and  the  City  of 
Boston.  Based  upon  this  analysis,  and  coordination  with  relevant 
City  officials,  it  will  make  recommendations  as  to  most  effective 
institutional  mechanisms  and  methods  for  implementation. 
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PRODUCTION   SCHEDULE  AND   COST  ESTIMATES 
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Preliminary  Project  Completion  Schedule 

During  the  course  of  the  study  effort  we  propose  to  meet  monthly 
vnth  BRA  staff  to  discuss  progress,   problems,   preliminary  conclusions 
and  other  matters  relating  to  the  study  efforts  to  that  point-in-time. 
We  also  propose  to  hold  special  meetings  at  points  between  Tasks  8  and 
9  and  between  Tasks  10  and  11   (sessions  which  may  substitute  for  a 
monthly  meeting,   depending  on  timing).     A  presentation  meeting  will  be 
held  after  completion  of  the  work  and  the  Consultants  will  also  be 
available  for  one  or  two  community  meetings. 

Preliminary  Completion  Estimate   (Weeks) 
Task  Probable  Start       Probable  Conclusion 


0  Orientation  Base  Data  Review. . .  1  2 

1  Ovei'view  of  the 

Boston  ?brkct  Dcnxjgraphics. . .  2  4 

2  Tne  Central  Boston 

Retail  Market. . .  3  5 

3  Custaiier  Surveys...  4  6 

4  Customer  Intensification 

Analysis...  4  8 

5  Define  and  Analyze 

TA's  and  Sales  Pot.' s...  6  10 

6  Define  ar>d  Analyze 

Other  Support  Sources...  6  10 

7  Other  Plarket  Related 

(Considerations 9  11 

8  Ckxrparison  of  Downtov.Ti 

Crossing  with  Other  CBD's...  10  12 

9  Preparation  of  Alt.  Scenarios 

for  Downto'ATi  Crossing. , .  10  13 

10  Scenario  Evaluations...  12  16 

11  RecoP-inended  Strategy...  17  19 
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12  Preliminary  Report. . .  -  21 

13  Final  Report...  (Two  Weeks  After  Approval 

of  Preliminary  Report), 
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Proicct  Cost  Breakdown  Bv  Tasks 

Task 

Cost 

o 

Orientation  Base  Data  Review 

$  3,500 

-^         \ 

I. 

Overvi  evv/fvTkt .  Demog. 

4,500 

II. 

The  Central  Boston  Retail  Market 

5,300 

III. 

Customer  Surveys 

6,000 

IV. 
V. 

Customer  Intensi fication  Analysis 
Define  &  Analyze  DouTitovMi  Trade 
Area(s) 

11,500 
7,000 

VI. 

Define  &  Analyze  Other  Support 

? 

Sources 

6,000 

VII. 

Other  r.larket  Related 

/ 

Consideration 

5,800 

VIII. 

Conparison  Downtown  with 

"^ 

Other  CBD's 

1  4,200__ 

IX. 

Prep,  of  Alternative 

_..- 

91  r/i^o 

Scenarios 

13,300 

X. 

Scenario  Evaluations 

15,700 

XI. 

Recom.  Strategy 

8,800 

Report  Production 

3,600 

.   \^^ 

Exp 

>enses:  Travel  to  Boston,  Other  CHD's 

.  ,  "t 

Tel 

ephone,  Xeroxing-,  etc. 

7,800 

" 

Total 

— —  HAMMER   S 

$103,000 

L  E  R   G  E  0  n  6 

ASSOCIATES  

STAFF  RESUMES 
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GEORGE  H.  DENGLER 

Vice  President 
Hammer,  Siler,  George  Associates 


George  Dengler  is  a  Vice  President  of  Hammer,  Siler,  George 
Associates.   As  an  urban  economist,  Mr.  Dengler  has  directed  and  par- 
ticipated in  various  privately  and  publicly  sponsored  studies  covering 
such  diverse  fields  of  specialization  as  dountown  revitalization, 
urban  renewal  and  community  renewal  program  planning,  regional  and  lo- 
cal economic  base,  new  towTi  development  and  market  feasibility  analy- 
sis for  individual  projects  encompassing  most  land  uses. 

Mr.  Dengler' s  experience  in  downtown  revitalization  involves  the 
preparation  of  land  use  planning  and  marketability  studies  for  both 
new  projects  and  rehabilitation  efforts  in  a  number  of  cities.   For 
urban  renewal  projects,  he  has  conducted  land  use  marketability 
studies,  reuse  appraisals  and  disposition  consulting  v;ith  local  public 
agencies.   His  community  renewal  program  experience  includes  involve- 
ment in  improving  the  quality  and  restoring  viability  in  the  housing 
and  coiTimercial  fields.   Experience  in  new  to'.m  planning  includes  both 
"new  town"  and  "new-tovim-in-to\m"  concepts.   Land  use  market  analyses 
undertaken  by  Mr.  Dengler  for  specific  projects  include  regional  and 
inner-city  shopping  centers,  residential  housing,  office  space,  audi- 
ence support  facilities  [convention  centers,  stadiums,  arenas,  etc.), 
hotels,  special  projects,  and  others. 

Prior  to  his  association  with  Hammer,  Siler,  George  Associates, 
Mr.  Dengler  spent  11  years  with  the  economic  consulting  firm  of  Larry 
Smith  5  Co.,  Ltd.,  where  he  became  a  company  Vice  President.   IVhile 
serving  in  three  offices  of  that  firm,  he  worked  on  a  national  basis 
serving  public  and  private  clients  in  the  economic  development  field. 

He  also  served  as  an  Associate  with  the  Health  and  Welfare  Coun- 
cil of  Baltimore,  a  social  welfare  planning  organization.  l\fhile  with 
the  Council,  Mr.  Dengler  helped  develop  the  technical  report  for 
Baltimore's  anti-poverty  program.  He  has  taught  political  science  at 
Dickinson  College  in  Pennsylvania  and  the  College  of  William  and  Mary 
in  Virginia. 

Mr.  Dengler  holds  a  B.A.  degree  from  Washington  College  (Md.)  and 
an  M.A.  degree  from  the  University  of  Rhode  Island. 
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GEORGE  H.  DENGLER 


General  Experience  Statement 

As  an  urban  economist,  Mr.  Dengler  has  participated  in  various 
studies,  some  o£  which  are  highlighted  below. 

Economic  Base  and  Impact 

Conducted  work  on  economic  base,  economic  and  environmental  im- 
pact, and  land  use  trend  studies  in  Chattanooga,  Colorado  Springs, 
Southeastern  Ohio,  Rochester  (N.Y.)  region,  Baltimore  County  (Md.)> 
Washington  (D.C.)>  Chicago  and  elsewhere. 

Downtown  Revitalization 

Conducted  land  use  studies  for  the  revitalization  of  downtown  or 
central  core  areas  in  the  following  cities: 


Pittsburgh 

St.  Louis 

Ottawa  (Canada) 

Chicago 

Miami 

Boise 

Urban  Renewal  Projects 


Detroit 

Baltimore 

Philadelphia 

Buffalo 

Louisville 

Manchester  (N.H.) 


Upper  Darby  (Pa.) 
Peoria  (111.) 
Ossining  (N.Y.) 
Brookline  (Mass.) 
Paterson  (N.J.) 
Salem  (Mass.) 


Conducted  work  on  land  utilization  amd  marketability  studies  for 
specific  urban  renewal  projects  in  Baltimore,  Schenectady  (N.Y.),  Chi- 
cago, Detroit,  Seattle,  Boise,  Colorado  Springs,  Topeka  (Kans.),  Mus- 
kegon (Mich.),  DeKalb  (111.),  Tulsa  (Okla.),  Tyrone  (Pa.),  Plainfield 
(N.J.),  and  Binghamton  (N.Y.). 

Public  Housing 

Conducted  work  on  housing  demand  studies,  including  low-income 
and  subsidized  demand,  in  a  variety  of  communities.   Clients  include 
the  Model  Cities  Agency  in  Boise;  planning  departments  in  Baltimore, 
Rochester,  and  Schenectady;  the  CRP  in  Colorado  Springs  and  Holyoke 
(Mass.);  and  quasi-public  housing  study  committees  and  development 
groups  in  Pontiac  (Mich.),  Hartford,  and  Jamaica  (N.Y.) 

Private  Housing 

Conducted  studies  of  numerous  private  residential  development 
projects,  including  site  evaluation,  mix,  prices,  staging,  financial 
feasibility,  etc.   Representative  studies  include:  , 
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Recent  Downtovm  and  Inner  City  Redevelopment  Studies 

Department  Store  Sales  Opportunities 
Downtown  Louisville  Galleria  Site 
Louisville,  Kentucky 
for:   Oxford  Properties,  Ltd. 


Land  Use  Potential  and  Reuse  Appraisal  Evaluations 
Ossining  Village  Center  Project,  Ossining,  New  York 
for:  Village  of  Ossining,  New  York 


Market  Potential  for  Upper  Darby  CBD 

Upper  Darby,  Pennsylvania 

for:   Kling  Planning,  Philadelphia,  Pennsylvania 


Market  and  Financial  Feasibility  Analysis 

Park  Madison  Project 

Plainfield,  New  Jersey 

for:  The  Housing  Authority  of  Plainfield 

and  the  Downtown  Policy  Committee 


Sales  Opportunities  for 

Hochschild  Kohn,  Charles  Center  Site 

Baltimore,  Maryland 

for:   Supermarkets  General  Inc. 


Transient  Housing  Study 

Binghamton,  New  York 

for:   Binghamton  Urban  Renewal  Agency 


University  City  Market  and  Financial  -Analysis 
DowntowTi  Newark,  New  Jersey 
for:  City  of  Newark,  New  Jersey 


Optimum  Land  Use  Program,  Phase  1 

River  Parks  Project 

Tulsa,  Oklahoma 

for:  The  River  Parks  Authority 
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Recent  Downtown  and  Inner  City  Redevelopment  Studies  (Continued) 

Golden  Triangle  and  Environs  Development  Potential 

Pittsburgh,  Pennsylvania 

for:  Allegheny  Conference  on  Community  Development 


Preliminary  Evaluation  of  Market  Opportunities 
American  Brewery  Site,  Baltimore,  Maryland 
for:  The  Leon  Bridges  Company 


Market  Potential  Analysis 

Progress  Plaza  West 

Philadelphia,  Pennsylvania 

for:   Progress  Development  Services  Corporation 


Revenue  Projections 
Volunteer  Bicentennial  Park 
Memphis,  Tennessee 
for:   City  of  Memphis 


Land  Use  and  Marketability  Study 

Tyrone  Disaster  Urban  Renewal  Area 

Tyrone,  Pennsylvania 

for:   Redevelopment  Authority  of  the  County  of  Blair 


Canal  Place  Retail  Potential 
New  Orleans,  Louisiana 
for:   Canal  Place  Venture 


Luxury  Condominium  Development  Potential,  Harbor  West 

Baltimore,  Maryland 

for:   Oxford  Development  Corporation 


Scott  Street  Housing  Redevelopment  Potential 

Baltimore,  Maryland 

for:   Oxford  Development  Corporation 


N 
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Recent  Downtoi'rn  and  Inner  City  Redevelopment  Studies  (Continued) 

Civic  Center  Secondary  Development  Area  Land  Use  Opportunities 

Miami,  Florida 

for:   Miami  Planning  Department 


Miami  Center  Commercial  Development  Potential 

Miami,  Florida 

for:   Holywell  Corporation 


Redevelopment  Opportunities  in  the  Miami  Beach  Art  Deco  District 

Miami  Beach,  Florida 

for:  Anderson,  Notter,  Finegold,  Inc.  (subcontract) 


Downtouii  Indianapolis  Rehabilitated  Office  Space  Potential 

Indianapolis,  Indiana 

for:   Washington  Towers  Investment  Group 


Downtoun  Commercial  and  Housing  Development  Opportunities 

Owensboro,  Kentucky 

for:   David  Hooker  Associates 


Cultural  and  Civic  Center  Analysis/Downtown  Owensboro 

Owensboro,  Kentucky 

for:   Skidmore,  Owings,  Merrill  (subcontract) 


Upper  Albany  Neighborhood  Revitalization  Potential 

Hartford,  Connecticut 

for:   Hartford  Development  Process 


Jamaica  Center  Development  Potential 

Jamaica  (Queens) ,  New  York 

for:  Jamica  Development  Corporation 


Salem  Green  Redevelopment  Project  Land  Use  Opportunities 

Salem,  Massachusetts 

for:   Mondev  International 
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Recent  Downtown  and  Inner  City  Redevelopment  Studies  (Continued] 

Manchester  Center  Commercial  Opportunities 
Manchester,  New  Hampshire 
for:  Mondev  International 


Atlantic  City  Megastructure  Project  Land  Use  Opportunities 

Atlantic  City,  New  Jersey 

for:   Angelos  Demetriou,  Architect  (subcontract] 


DovvTitown  New  Brunswick  Hotel  Opportunities 
New  Brunswick,  New  Jersey 
for:   New  Brunswick  Tomorrow 


Main  Street  Station  Mall  Commercial  Opportunities 

Richmond,  Virginia 

for:  Main  Street  Station  Associates 


Market  Study  for  the  Park  West  Corridor 

Milwaukee,  Wisconsin 

for:   Department  of  City  Development 


Retail  and  Office  Potential  for  Market  Place 
Inner  Harbor,  Baltimore,  Maryland 
for:  Market  Place  Associates 


Retail  Potential  for  a  Rehabilitated  Factory 
Fells  Point,  Baltimore,  Maryland 
for:   NC  Associates 


Market  Study  for  DoivTitown 

Chattanooga,  Tennessee 

for:   Chattanooga-Hamilton  County  Regional  Planning  Commission 
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JACK  GOULD 

President 
HSG/Gould  Associates 
(A  wholly  owned  subsidiary  of  Hammer,  Siler,  George  Associates) 


Consultant  Positions 


1977-Present 
1973-1977 

1962-1973 
1959-1962 

1958-1959 


President,  HSG/Gould  Associates 

Vice  President/Director  Of  Retail  Studies, 
Hammer,  Siler,  George  Associates 

Senior  Associate,  Hammer,  Siler,  George  Associates 

Manager,  Market  Research,  The  Richman  Brothers 
Company,  Cleveland,  Ohio 

Senior  Retail  Analyst,  Western  Pennsylvania 
Research  Associates 


General  Background 

Mr.  Gould  has  been  involved  with  retail  research  since  his  graduation 
from  college  in  1958,  with  particular  emphasis  on  consumer  shopping  needs, 
store  location  research,  shopping  center  analyses,  and  other  types  of  com- 
mercial development  and  redevelopment  studies.   His  professional  career 
started  in  1958  and  has  spanned  the  period  when  the  greatest  change  in  the 
nation's  retail  profile  has  taken  place.   On  a  geographical  basis,  his  work 
has  taken  him  to  almost  every  state  and  metropolitan  area  in  the  country. 
He  has  personally  undertaken  and/or  supervised  a  large  number  of  department 
store  location  and  strategy  studies,  shopping  center  feasibility  studies, 
analysis  of  in-town  and  douTitown  business  districts,  and  many  uniquely  de- 
signed research  models  for  specific  retail  assignments. 

Mr.  Gould's  diversified  client  and  geographic  profile  coupled  with  23 
years  of  retail  research  experience  is  instrumental  in  bringing  to  a  speci- 
fic assignment  a  unique  retailing  background  that  provides  beneficial  and 
meaningful  results  to  the  analysis  that  is  to  be  conducted. 
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HSG/Gould  Associates,  a  wholly-owned  subsidiary  of  Hanuner,  Siler, 
George  Associates  of  Washington,  Atlanta  and  Denver,  consists  of  a  group 
of  consultant  specialists  who  provide  sound  research  and  judgment  in  the 
field  of  retail  development  economies  for  a  clientele  consisting  of  both 
public  sector  and  private  sector  interests.   The  research  skills  of  the 
firm  provide  clients  with  guidance  for  both  near  tei-m  and  long  temi  deci- 
sion making  in  the  areas  of  market  analysis,  metropolitan  and  regional 
location  strategy,  site  selection,  feasibility  analysis  of  proposed  urban 
and  suburban  shopping  facilities,  and  analysis  of  the  expansion  or  rede- 
velopment potential  of  existing  facilities. 

Retail  Firms.   A  wide  spectrum  of  prominent  retail  firms,  including 
several  conventional,  high-fashion  and  discount  department  store  firms, 
have  relied  upon  HSG/Gould  Associates  for  analysis  of  volume  expectancies 
of  individual  store  locations,  development  of  long-term  market-wide  store 
development  strategy  analysis  in  metropolitan  and  regional  areas,  and  con- 
sultation on  decisions  to  improve  or  abandon  existing  facilities.   Among 
this  segment  of  our  clientele  are: 

Alexander's  McCurdy's 

B.  Altman  Miller  ^  Rhoads 

Bergner/Weise  Rich's 

Franklin  Mint  Corporation   Saks  Fifth  Avenue 

Glosser  Bros.  Sears,  Roebuck  5  Co. 

Hechinger  Thalhimer  Bros. 

Hess's  The  May  Co. 

Howland-Steinbach  Two  Guys 

Ivey's 

Shopping  Center  .Analysis.   In  response  to  the  importance  of  shopping 
centers  to  both  consumers  and  retailers,  KSG/Gould  Associates  has  developed 
substantial  staff  capability  to  execute  market  feasibility  analyses  for 
proposed  centers  --  whether  neighborhood,  community,  or  regional  in  scale  -- 
and  has  led  in  the  development  of  research  on  the  newly  emerging  "middle 
markets"  and  on  the  expansion  or  revitalization  potential  of  older,  exis-  - 
ting  centers.   These  latter  studies  focus  on  improving  or  maintaining  the 
competitive  market  position  of  existing  centers  through  modification  of 
tenant  composition  and  physical  remodeling  or  expansion.   Among  the  nation's 
leading  developers  in  the  shopping  center  industry  who  are  HSG/Gould  Asso- 
ciates' clients  are: 
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Robert  B.  Aikens  §  Associates,  Inc. 

Amterre  Development  Inc 

Arlen  Shopping  Centers  Co. 

Bankers  Life  §  Casualty  Co. 

Breslin  Realty 

Cadillac  Fairview  (U.S.) 

Don  M.  Casto  Organization 

Citicorp 

Crown  American  Corporation 

Leonard  L.  Farber,  Inc. 

Forbes/Cohen  Properties 

Goodman- Segar-Hogan 

Hartz  Mountain  Industries 

David  Hocker  5  Associates 

Homart  Development  Co, 


Interstate  Properties 

Jacobs,  Visconsi  5  Jacobs  Company 

Ken  Tucker  ?^  Associates 

Kravco,  Inc. 

Madison  Square  Garden  Corporation 

Oxford  Development  Company 

Retail  Planning  Corporation 

Melvin  Simon  ?,   Associates,  Inc. 

Strouse,  Greenberg  &  Co. 

The  Cafaro  Company 

The  Goodman  Company 

The  Korman  Corporation 

The  Pyramid  Companies 

The  Rouse  Company 

George  D.  Zamias  Real  Estate  Co. 


Specialized  Facilities.   Recently,  specialized  shopping  facilities, 
which  are  frequently  typified  by  in-town  locations  and  multiple-use 
settings,  have  attracted  attention  within  the  shopping  center  industry. 
HSG/Gould  Associates  has  analyzed  the  development  potentials  of  a  variety 
of  these  unique  complexes,  including: 

Cedar-Riverside  New  Town,  Minneapolis,  Minnesota 

Omni  International  Megastructure,  Miami,  Florida 

First  National  City  Bank  Corporate  Headquarters  Building,  New  York 

New  York  World  Trade  Center  (Department  Store  Potential) 

Georgetown  Park,  Washington,  D.C. 

Business  District  Analysis.   The  competitive  influence  of  suburban 
shopping  centers  has  prompted  local  governments  and  business  gi'oups  to 
re-examine  the  comjnercial  potentials  of  downtown  central  business  districts 
and  smaller  outlying  neighborhood  shopping  districts  to  determine  the  role 
of  these  traditional  marketplaces  in  today's  more  suburban-oriented  society. 
Business  districts,  urban  renewal  agencies  and  other  government  structures, 
and  government- financed  special  purpose  groups  have  utilized  the  analytical 
skills  of  HSG/Gould  Associates  to  determine  the  potentials  of  today's  older 
shopping  areas.   International  City  Corporation,  Cedar-Riverside  Associates 
of  Minneapolis  (referred  to  above),  the  Council  For  Equal  Business  Opportun- 
ities, and  dozens  of  urban  renewal  agencies  and  city  governments  have  had 
their  downtown  and  neighborhood  commercial  renewal  efforts  guided  by  the 
firm.   A  partial  list  of  downtown  studies  would  include  the  following  central 
cities:  Jersey  City,  New  Jersey;  Springfield,  Massachusetts;  Binghamton, 
New  York;  Washington,  D.C;  Peoria,  Illinois;  New  York  City,  New  York; 
Chattanooga,  Tennessee;  State  College,  Pennsylvania;  Norfolk  Virginia; 
Schenectady,  New  York;  and  many  others. 
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EUGENE  I.  LAXER 


Associate 
HSG/Gould  Associates 
(A  wholly  ovmed  subsidiary  of  Hammer,  Siler,  George  Associates) 


Consultant  Positions 

April  1981-Present 
1978-1981 

1975-1978 


Associate,  HSG/Gould  Associates 

Senior  Research  .Analyst,  Federated  Department 
Stores,  Inc. 

Retail  Analyst,  Larry  Smith  5  Co. ,  Ltd. 


General  Background 

Since  graduating  from  college  in  1975,  Mr.  Laxer's  professional  exper- 
ience has  been  entirely  in  the  field  of  retail  research.   For  HSG/Gould 
Associates  he  has  conducted  and  supervised  major  retail  studies  in  the 
suburban  New  York  and  Chicago  markets  and  in  Nashville,  Tennessee;  Boston, 
Massachusetts;  Charlotte,  North  Carolina; and  Montgomery,  Alabama. 


As  the  Senior  Research  Analyst  in  the  Area  Research 
Federated  Department  Stores,  Inc.,  the  largest  convention 
store  firm  in  the  United  States,  Mr.  Laxer  specialized  in 
research  and  expansion  planning  for  the  firm's  east  coast 
Bloomingdale's ,  Abraham  §  Straus,  Rich's  and  Burdine's. 
year  tenure  at  Federated,  Mr.  Laxer  conducted  studies  rel 
areas  as:   sales  volume  forecasting  for  new  and  existing 
store  sales  performance  and  market  share  analysis;  and  as 
expansion/modernization  potentials.   These  studies  ranged 
analyses  in  small  markets  to  complex  evaluations  ox  downt 
tials  and  multi-store  entry  strategies  in  major  metropoli 
a  Senior  Analyst,  Mr.  Laxer  required  functional  knowledge 
ate  research  functions  (operating,  consiuner,  economic  and 
research]  and  made  extensive  use  of  computer  applications 
forecasting. 


Department  of 
al  department 
site  location 
division  -- 
During  his  three 
ating  to  such 
stores;  existing 
sessment  of  store 

from  single  store 
ov\Ti  retail  pot  en - 
tan  markets.   A.s 
of  other  corpor- 
merchandising 
to  sales  volume 


Prior  to  joining  Federated,  Mr.  Laxer  was  employed  as  a  site  analyst 
by  the  real  estate  consulting  firm  of  Larry  Smith  S  Co. ,  Ltd.   In  the 
course  of  his  three  years  with  this  firm,  Mr.  Laxer  gained  broad  experience 
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in  real  estate  consulting,  market  analysis  and  urban  land  economics  for 
public  and  private  sector  clients.   Project  experiences  included  feasi- 
bility and  market  analysis  for  shopping  center,  department  store,  super- 
market, specialty  retail  and  multi-use  real  estate  developments. 

Mr.  Laxer  graduated  Cum  Laude  with  a  B.A.  Degree  from  the  University 
of  Buffalo  in  1975  and  has  completed  several  courses  toward  a  Master  of 
Business  Administration  in  Finance, 

Selected  Background  Briefs 

Mr.  Laxer  has  conducted  or  participated  in  major  retail  m.arket  studies 
for  both  public  and  private  sector  clients  throughout  the  northeastern, 
southeastern  and  midwestern  regions  of  the  United  States.   Several  projects 
assessed  downtown  development/redevelopment  opportunities,  including  the 
following  selected  studies: 

Hempstead,  Long  Island.   Conducted  major  market  analysis  for  New  York 
City-based  retailer  which  evaluated  potentials  associated  with  alternative 
development/redevelopment  options  regarding  existing  downtown  department 
store  operation.   The  largest  retail  facility  in  the  downtown  area,  the 
store  had  experienced  significant  recent  losses  in  sales  and  share  of  mar- 
ket position  due  to  intensification  of  suburban  mall  competition  and  shifts 
in  socio-economic  characteristics  of  surrounding  resident  population  and 
store  patrons.   Development  options  considered  were:   1)  reduce  size  of 
facility  and  remerchandise  operation;  2)  relocate  store  to  proposed  subur- 
ban mall;  and  3)  develop  "wraparound"  mall  adjacent  to  store  to  include 
additional  department  store  firm  and  satellite  store  space. 

Baltimore,  Maryland.   Conducted  assessment  of  downtown  development 
opportunities  in  the  Harbor  Place  area  of  downtown  Baltimore  as  part  of 
total  entry  strategy  for  major  fashion  retailer.   Downtown  analysis  in- 
volved comparison  of  opportunities  between  downtown  site  and  suburban  al- 
ternatives and  evaluated  potentials  available  from  resident  market,  office 
worker  and  tourist/convention  market  segments.  x 

Boston,  Massachusetts.   As  part  of  research  team  participated  in  analy- 
sis of  downto\m  development  opportunities  for  major  fashion  retailer  evalu- 
ating sales  potential  opportunities  under  alternative  development  scenarios 
regarding  LaFayette  Square  and  Copley  Place  development  proposals.   In 
addition  to  formulating  sales  potential  estimates  under  one  development 
option,  responsibilities  also  included  compilation  and  synthesis  of  mar- 
ket and  competitive  data. 
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Upper  Darby,  Pennsylvania.   Participated  in  downtown  analysis  for 
this  Philadelphia-area  community  designed  to  assess  future  market  posi- 
tion and  appropriate  merchandising  strategy  in  light  of  advent  of  major 
suburban  mall  competition.   Responsible  for  conducting  downtown  merchant 
interviews  and  compilation  of  market  and  competitive  data. 

Other  Relevant  Experience.   As  Senior  Research  Analyst  with  Federated 
Department  Stores,  Inc.,  Mr.  Laxer  was  responsible  for  monitoring  on  a 
semi-annual  basis  performance  trends  for  existing  downtown  store  operations 
in  Brooklyn,  New  York;  Boston,  Massachusetts;  Atlanta,  Georgia;  and  Miami, 
Florida.   Aside  from  review  of  sales  and  share  of  market  position,  demo- 
graphic and  development  trends  in  downtown  area  were  monitored  to  disceiTi 
potential  near  term  and  long  range  impact  on  store  performance. 
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LECLAIR-STEWART  ASSOCIATES 
Retail  Research  in  the  Boston  Market 

1969  -  1976:   Ferformed  various  analyses  for  Filene's  as  East  Coast 
Regional  Research  Manager  with  Federated  Department 
Stores  corporate  headquarters  in  Cincinnati.   Research 
included  periodic  examination  of  both  the  Dovmtown 
Filene's  store  and  suburban  branch  store  performance 
patterns,  including  detailed  share  of  market  analysis 
by  small  area. 

1978:  Evaluation  of  a  number  of  possible  suburban  Boston  site 

locations  for  Value  House  Catalog  Sho'.-n:ooms,  a  division 
of  Supermarkets  General  Corp.   The  Value  House  opera- 
tion was  sold  by  Supermarkets  General  to  Service 
Merchandise  in  1979. 

1979:         Evaluation  of  five  potential  suburban  Boston  locations 
for  Howland  Junior  Department  Stcres,  also  a  division 
of  Supermarkets  General. 

1979:  Sales  potential  analysis  for  B.  Altman  &  Co.  at  the 
Copley  Place  development.  Copley  Place,  located  in 
the  Back  Bay  district  of  Boston,  is  presently  under 
construction  by  UIDC  of  Chicago. 

1980:         A  professional  opinion  statement  requested  by  the 

T.J.  Maxx  relating  to  their  overall  Boston  strategy. 


Marvin  J.  Rothenberg 

efXtlad  i^Xaziiitinq  Clomuilant 

P.O.   BOX  566  WARREN  POINT  STATION 
FAIR  LAWN.   NEW  JERSEY  07410 

201-796-3081 


Consultant  to  retail  management  on  the  development  of  strategic 
marketing  and  merchandising  plans  and  on  the  merchandising,  service 
and  promotional  tactics  necessary  to  achieve  the  strategic  goals. 

In  addition  to  marketing  positions  in  retailing  and  service 
industries,  one  of  very  few  in  retailing  with  undergraduate  and 
graduate  training  in  Marketing.   Also  have  taught  Marketing  at 
the  University  level  and  been  elected  as  an  officer  of  several 
professional  marketing  associations.  In  addition , have  been  pub- 
lished in  marketing  journals. 

Clients,  past  and  present,  include  Higbee's,  Carlisle's,  Mc  Curdy 's, 
Saks  Fifth  Ave.,  Gimbel's  New  York,  Gimbel's  Pittsburgh,  Bergncr's, 
Liberty  House,  Outlet  Company,  Associated  Merchandising  Corp. , Weise ' s , 
Westinghouse  Broadcasting  Co.,  etc. 

Formerly: 

V/estinghouse  Broadcasting  Company,  Director  of  Marketing con- 
sulted with  retail  management  on  the  use  and  application   of 
the  broadcast  media;  developed,  conducted  and  reported  on  re- 
tail market  surveys. 

Allied  Stores  Corporation ...  various  management  positions  in  mer- 
chandise planning,  research,  marketing,  sales  promotion. 

Gimbel's,  Philadelphia. ... in-store  operating  experience  in  line 
functions. 


Professional  Activities: 

Retail  Research  Society,  President 

American  Marketing  Association,  Vice  President 

New  York  Chapter  of  the  American  Marketing  Association,  President 

Alpha  Delta  Sigma,  national  honorary  advertising  fraternity 

Bureau  of  the  Census,  Advisor 

Rutgers  University,  Marketing  lecturer 

Articles : 

How  to  Survey  a  Trading  Area,  Journal  of  Advertising  Research 
Retail  Research  Strategies  for  the  1970' s,  Amer.  Mkt .  Assn  Proceed: 
Reaching  Target  Audiences,  Amer.  Mkt.  Assn  Proceedings 
Some  Uses  of  Census  Data  for  Retailers,  NRMA  Govt.  Statistics  Comm. 
Target  Positioning,  Building  Store  Traffic,  BMC  Corp. 


Addendum: 

Shopping  center  strategic  marketing  and  merchandising  studies 
conducted  for  Jacobs,  Visconsi  &  Jacobs  in  Madison,  Rockford, 
Saginaw,  Cincinnati,  Lexington.   Total  market  study  conducted 
for  Columbus,  Ohio.   Other  studies  of  shopping  centers  have 
been  conducted  of  Mazza  Gallerie  (Washington)  and  The  Brickyard 
(Chicago) . 

Omnibus  study  of  shopping  habits  of  Boston  area  residents  designed, 
planned,  conducted  and  reported  while  serving  as  Director  of  Mar- 
keting at  Westinghouse  Broadcasting  Company.   Individual  analyses 
were  prepared  and  presented  to  those  stores  that  paid  to  participate, 
These  included  Jordan  Marsh,  Filene's,  Bradlee's,  Lechmere ,  etc.) 
The  c.e.o.'s  of  many  of  these  companies  are  familiar  with  my 
studies  (i.e.,  Elliot  Stone,  President  of  Jordan  Marsh;  Donald 
O'Brien,  Sr.  VP  of  Jordan  Marsh;  "Hank"  Kammenstein,  President  of 
Filene's;  Hal  Frank,  President  of  Bradlee's,  etc.). 

Also  while  at  Allied  Stores  Corporation,  worked  with  Jordan  Marsh 
management  on  a  variety  of  projects.   Robert  Gallagher , who  was 
and  is  their  administrative  planner,  and  I  have  worked  together 
in  the  past . 


FREDERICK  E.  GOROVE 

Principal  Associate 
Gorove/Slade  Associates,  Inc. 

EDUCATION: 

Bachelor  of  Science  in  Civil  Engineering,  Tri-State  College,  Angola,  Indiana 

PROFESSIONAL  ASSOCIATIONS: 

American  Society  of  Civil  Engineers 
Institute  of  Transportation  Engineers 

REGISTRATIONS: 

Professional  Engineer  in  Illinois,  Connecticut,  Massachusetts,  New  Jersey,  and  New 
York 

EXPERIENCE: 

Prior  to  forming  Gorove/Slade  Associates  in  1979,  Mr.  Gorove  was  with  a  national 
consulting  firm  for  fourteen  years  and  was  director  of  traffic  engineering  activities 
of  that  firm's  East  Coast  office.  Prior  to  that  he  was  Assistant  City  Engineer  and 
Administrative  Official  for  the  City  Planning  Commission  of  South  Haven,  Michigan. 

Mr.  Gorove's  consulting  experience  includes  areawide  and  corridor  transportation 
planning,  transit  station  impact  studies,  and  traffic  planning  and  engineering  for 
central  business  districts,  and  for  residential,  commercial,  and  institutional  com- 
plexes. He  has  conducted  parking  studies  of  areawide  needs,  facility  planning  and 
design,  and  financial  analyses. 

In  conjunction  with  his  professional  activities,  Mr.  Gorove  has  provided  testimony  and 
has  served  as  an  expert  witness  before  municipal  planning  commissions,  zoning 
boards,  and  city  councils. 

REPRESENTATIVE  PROJECTS: 

Representative  projects  include:  (1)  transportation  planning  studies:  Fargo- 
Moorhead,  North  Dakota-Minnesota;  transportation  planning  for  portions  of  large 
metropolitan  areas:  Back  Bay,  Boston,  Massachusetts;  Foulton  Ferry  Renewal 
Project,  New  Yo;'k  City;  Bronx  Model  Cities  Project,  New  York  City;  Boiling/ 
Anacostia  Corridor  Study,  Washington,  D.C.;  Inner  Harbor  Projects,  Baltimore, 
Maryland;  and  Air  Rights  Development,  Atlanta,  Georgia;  (2)  transit  impact  studies: 
Quincy  and  Braintree,  Massachusetts;  Alexandria,  Virginia;  Washington,  D.C.;  Newark, 
New  Jersey;  and  Anne  Arundel  County,  Maryland;  (3)  central  business  district  studies: 
Toledo  and  Sandusky,  Ohio;  Kansas  City,  Kansas;  Baltimore,  Maryland;  and  Oklahoma 
City,  Oklahoma;  (4)  multipurpose  complex  developments  in  large  cities:  Torpedo 
Plant,    Alexandria,    Virginia;    Georgetown    Inland    Development,    Washington,    D.C.; 
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Stamford  Center,  Stamford,  Connecticut;  Georgetown  Park,  Washington,  D.C.;  and 
Lafayette  Place,  Boston,  Massachusetts;  (5)  parking  garage  studies:  Yale-New  Haven 
air  rights  parking  garage.  New  Haven,  Connecticut;  Lafayette  Place  garage,  Boston, 
Massachusetts;  Chevy  Chase  Town  Center  garage,  Washington,  D.C.;  and  Stamford 
Center  parking  garage,  Stamford,  Connecticut;  (6)  university  and  hospital  planning: 
University  of  Rochester,  Rochester,  New  York;  Lake  Michigan  College,  Benton 
Harbor,  Michigan;  Boston  City  Hospital,  Boston,  Massachusetts;  Chicago  Medical 
School,  Chicago,  Illinois;  Oklahoma  Health  Center,  Oklahoma  City,  Oklahoma;  Jersey 
City  State  College,  Jersey  City,  New  Jersey;  and  Massachusetts  General  Hospital, 
Boston,  Massachusetts;  (7)  residential  transportation  planning:  Shenandoah  i\'ew 
Town,  Atlanta,  Georgia;  Beckett  New  Community,  Gloucester  County,  New  Jersey; 
Woolwich  Township  PUD,  Woolwich  Township,  New  Jersey;  Riverside  Towers,  New 
York  City,  New  York;  60th  Street  Yards  Development,  New  York  City,  New  York; 
Crown  Properties,  Palm  Beach,  Florida;  and  Battery  Park,  Ilerndon,  Virginia;  and 
(^  major  retail,  industrial,  and  office  developments  in  Bcrwyn  and  Chicago,  Illinois; 
Austin,  Texas;  Cincinnati,  Mansfield,  Canton,  Maumee,  and  Toledo,  Ohio;  Madison, 
Wisconsin;  New  York  City,  Nassau  County,  and  Suffolk  County,  New  York;  San  Jose 
and  Pinoli,  California;  Nashville,  Tennessee;  Atlanta,  Georgia;  Columbia,  Anne 
Arundel  County,  and  Baltimore,  Maryland;  Philadelphia,  Pennsylvania;  New  Haven, 
Connecticut;  Fort  Lauderdale,  Florida;  Ann  Arbor,  Michigan;  Bismarck,  North 
Dakota;  Montpellier,  France;  Pittsburgh,  Pennsylvania;  Kearny,  New  Jersey;  Charles- 
ton, West  Virginia;  Birmingham,  Alabama;  and  Newcastle  County,  Delaware. 


GSA  254  AND  AFFIRMATIVE  ACTION  DATA 
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HAMMER      SILER      GEORGE     ASSOCIATE! 


I.   POLICY  STATEMENT 

The  employment  policies  and  practices  of  Hammer,  Siler,  George 
Associates  are  to  recruit  and  to  hire  employees  without  discrimination 
because  of  race,  religion,  creed,  color,  sex,  age,  national  origin,  or 
persons  with  handicaps,  and  to  treat  them  equally  with  respect  to  com- 
pensation and  opportunities  for  advancement  including  training,  upgrading, 
promotion,  demotion,  transfer,  layoff,  or  termination. 

Hammer,  Siler,  George  Associates'  policy  is  to  assert  leadership 
within  the  community  and  to  put  forth  the  maximum  effort  to  achieve  full 
employment  plus  the  utilization  and  development  of  the  capabilities  and 
productivity  of  all  our  citizens  v.'ithout  regard  to  race,  religion,  creed, 
color,  age,  sex,  national  origin,  or  persons  with  handicaps.   In  this 
manner,  we  will  demonstrate  leadership  in  the  field  of  Equal  Employment 
Opportunity. 

The  purpose  of  this  Affirmative  Action  Program  is  to  reaffirm  that 
equal  opportunity  is  a  continuing  active  responsibility  of  each  of  the 
firm's  officers  and  other  management  personnel. 
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Robert  W.  Siler,  Jr..,  President 
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II.   ASSIGNMENT  OF  RESPONSIBILITIES 

Nancy  A.  Castell  is  responsible  for  coordinating  the  firm's 
Equal  Employment  Opportunity  Program,  on  a  company-wide  basis, 
at  all  levels  of  management  to  achieve  the  firm's  objectives.   These 
duties  include  the  following: 

1.  Supervising  the  office  managers  in  charge  of  hiring  to  insure 
compliance. 

2.  Insuring  that  hiring,  promotion,  and  salary  administration 
practices  are  fair  and  fully  consistent  with  company  policy 
with  respect  to  equal  employment  opportimity. 

3.  Insuring  that  company  policies  regarding  equal  employment 
opportunity  are  communicated  to  all  levels  within  the 
organization  and  that  they  are  understood  and  followed. 

4.  Insuring  that  company  policies  regarding  equal  employment 
opportunity  are  communicated  to  all  significant  vendors, 
subcontractors,  and  professional  collaborators. 

5.  Providing  for  annual  review  of  the  performance  and  quali- 
fications of  all  employees,  v;ith  special  attention  to 
minority  group  and  female  employees. 

6.  Identifying  problem  areas  and  assisting  in  developing 
solutions. 
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7.  Designing  and  implementing  evaluation  and  reporting  systems 
necessary  to  remove  impediments  to  the  accomplishment  of  the 
objectives  of  this  program. 

8.  Keeping  the  other  members  of  the  management  of  the  company 
informed  of  the  latest  developments  in  the  equal  employment 
opportunity  area.   Supporting  the  active  involvement  of  the 
firm  and  its  employees  with  local  minority  organizations 
and  community  action  groups. 

9.  Acting  as  liaison  with  enforcement  agencies  and  with  minority 
organizations,  women's  organizations,  and  community  action 
groups  concerned  with  employment  opportunities  for  minorities 
and  females. 

10.   Insuring  that  minority  and  female  employees  are  afforded 
full  opportunity  and  are  encouraged  to  participate  in  all 
company  sponsored  educational,  training,  recreational,  and 
social  activities. 
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III.   INTERNAL  AND  EXTERNAL  DISSEMINATION  OF  POLICY 

A  copy  of  this  Affirmative  Action  Plan  will  be  displayed  on  the 
bulletin  board  in  each  of  the  company's  offices,  and  the  plan  itself  will 
be  periodically  discussed  at  regular  staff  meetings  of  each  office.   Each 
employee  will  be  given  a  copy  of  the  Policy  Statement.  Any  statements  of 
company  policies  relating  to  personnel  will  include  our  commitment  to 
equal  employment  opportunity  as  expressed  in  this  Affirmative  Action 
Program. 

Hammer,  Siler,  George  Associates  has  in  the  past  and  will  continue  zo 
notify  sources  of  recruitment  —  such  as  planning  schools,  local  university 
placement  offices,  the  U.S.  Employment  Service,  and  personnel  agencies  -- 
that  it  hires  qualified  applicants  without  regard  to  race,  religion,  creed, 
color,  sex,  age,  national  origin,  or  persons  with  handicaps.   These  organi- 
zations are  informed  in  writing  or  verbally  of  HSG's  policy.  Ads  in  news- 
papers must  state  that  HSG  is  an  equal  opportunity  employer. 

Applicants  will  be  sought  actively  from  community  agencies  and 
colleges.  All  of  these  organizations  will  be  notified  of  HSG's  equal  em- 
ployment opportunity  policy  and  program. 

Clients  such  as  public  planning  agencies,  local  community  action    ^ 
agencies,  black  firms,  etc.,  will  be  encouraged  to  look  to  HSG  as  a 
possible  source  of  placement  for  their  staff  personnel  and  constituents 
as  they  progress. 
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In  communicating  with  universities  and  professional  associations, 
special  emphasis  will  be  placed  on  the  recruitment  of  minority  persons 
and  women  in  such  a  way  as  to  meet  HSG's  stated  equal  employment  goals. 

HSG  has  established  contacts  with  various  organizations  who  send 
resumes  and  refer  applicants  to  us.   These  organizations  include: 

1.  Mr.  Harold  Fleming,  President 
The  Potomac  Institutes,  Inc. 
1501  18th  Street,  N.W. 
Washington,  D.C.   20036 

(The  Potomac  Institute  is  a  nonprofit  foundation  doing  research 
in  the  areas  of  human  rights  and  race  relations.) 

2.  Mr.  Reginald  Griffith,  Chairman 
City  §  Regional  Planning  Department 
Howard  University 

Washington,  D.C.   20059 

3.  Mr.  Paul  Hart 

District  of  Columbia  Municipal  Planning  Office 
Washington,  D.C.   20004 

4.  Mr.  John  Jacobs 
Washington  Ui'ban  League 
1424  16th  Street,  N.W. 
Washington,  D.C.   20036 

5.  Mr.  Lyndon  Wade 
Atlanta  Urban  League 

Citizens'  Trust  Company  Office  Building 
75  Piedmont  Avenue,  N.E. 
Suite  310 
Atlanta,  Georgia 

6.  Mr.  Lawrence  Borom 
Executive  Director 
Denver  Urban  League 
1875  Yorke 

Denver,  Colorado   80206 
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IV.   GOALS  AND  TIMETABLES 

Analysis  of  present  and  prospective  staffing  requirements  suggests 
a  relatively  modest  number  of  new  hires  during  the  next  year. 

Based  on  our  projected  work  force,  an  analysis  of  our  present  staff, 
and  our  long-terra  objectives,  we  have  established  specific  goals  for  the 
number  of  minority  and  female  employees  to  be  hired  in  each  job  category 
over  the  next  year.   These  goals  are  summarized  on  the  following  work 
force  analysis  sheets. 
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V.   PROGRAM  TO  ACHIEVE  MAXIN!UM  RESULTS 

The  Hairaner,  Siler,  George  Associates  Equal  Employment  Opportunity 
Program  will  contain  two  basic  components.   The  first  will  be  established 
to  assure  that  minority  and  female  employees  already  with  the  firm  continue 
to  receive  equal  opportunity  in  all  aspects  of  personnel  management, 
especially  professional  development,  promotions,  and  salary  increases. 
The  second  will  be  directed  toward  assuring  that  minority  and  female  ap- 
plicants are  given  full  consideration  in  all  new  hiring  at  both  the 
professional  and  nonprofessional  levels. 

Present  Staff 

In  order  to  assure  equal  opportunity  for  present  employees,  the 
following  steps  will  be  taken: 

1.  Preparation  of  job  classifications  and  descriptions  for 
all  employees. 

2.  Review  of  salary  ranges  by  class  and  job  descriptions  for 
all  personnel  to  assure  that  female  and  minority  employees 
are  receiving  equal  pay  for  equal  work  as  compared  to  male 
and  non-minority  employees. 

3.  Review  of  job  descriptions  to  assure  that  qualifications  are 
not  overly  stringent  and  that  tl\ey  do  not  inhibit  the  pro- 
fessional growth  of  minority  and  female  employees. 
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4.  Establish  a  performance  evaluation  system  which  will  provide 
appropriate  data  for  promotions,  career  development,  and 
salary  increments  and  which  precludes  discrimination  on 

the  basis  of  minority  status  or  sex.   This  system  will  also 
be  utilized  to  identify  minority  and  female  employees  with 
potential  to  progress  beyond  their  present  employment  status. 

5.  Provision  for  counseling  services  for  minority  and  female 
employees  to  assist  them  in  accelerating  their  career  de- 
development.  This  counseling  and  evaluation  process  will 
also  be  used  to  develop  programs  for  career  development  of 
minority  and  female  employees. 

6.  Reiteration  of  the  firm's  EEO  policy  to  all  staff  members 
with  emphasis  on  informing  management  and  supervisory 
personnel  of  the  responsibilities  for  implementing  this 
program. 

7.  Review  of  all  negative  performance  evaluations  and  employees 
who  receive  below-average  salary  increases  and/or  promotions 
to  assure  that  these  situations  have  not  resulted  from 
racial  or  sex  bias. 

Recruitment  and  Hiring 

In  order  to  assure  that  minority  group  members  and  females  receive 
adequate  consideration  for  all  job  openings  (in  both  professional  and 
support  staff),  the  firm  v.'ili  take  the  following  steps: 

1.   **/hen  the  firm  finds  it  necessary  to  employ  new  personnel, 
it  will  set  minority/female  goals  for  new  hires  so  as  to 
reach  its  overall  goal  of  minority/female  employees  for 
its  entire  staff. 
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2.  The  firm  will  lay  the  ground  work  for  achievement  of  these 
goals  by  informing  its  regular  recruiting  sources  of  its 
intention  concerning  future  hirings. 

3.  The  firm  will  attempt  to  develop  contacts  with  new  recruiting 
sources  with  the  capability  of  assisting  and  meeting  EEO 
goals. 

4.  Members  of  the  firm  with  responsibility  for  recruiting  and 
hiring  will  be  periodically  reminded  of  the  firm's  Equal 
Employment  Opportunity  policy  and  goals. 
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VI.   INTERNAL  AUDIT  SYSTEM 

The  basic  and  internal  audit  will  be  the  review  which  the  Equal 
Employment  Opportunity  officer  carries  out  quarterly  and  the  report  which 
she  will  then  make  to  the  President  of  the  company.  Her  report 
will  include  a  review  of  the  firm's  goals  for  minority  and  female  hiring 
compared  to  actual  job  openings  and  new  hires  during  the  quarter  to 
insure  that  the  goals  are  being  met.  She  will  note  any  problem  areas  and 
make  recomjnendations  for  the  solution  of  problems.   In  any  area  in  which 
we  are  not  meeting  our  goals,  corrective  programs  will  be  put  into  effect 
on  the  basis  of  the  reviews. 

The  Equal  Emplo>nnent  Opportunity  officer  will  monitor  records  of 
referrals,  placements,  transfers,  promotions,  and  terminations  at  all 
levels  to  insure  that  HSG's  policies  are  carried  out. 
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VII.   SUPPORTIVE  ACTION  PROGRA^^S 

Employees  of  HSG  have  a  history  of  extensive  and  diversified  partici- 
pation in  local  and  national  community  action  programs.   Illustrative  of 
these  types  of  employee  activities  are  the  following: 

Board  of  Directors,  Southern  Regional  Council 

Board  of  Directors,  Atlanta  Urban  League 

Consultant,  Urban  Coalition 

Vice  President  and  member  of  the  Board  of 
Trustees,  Potomac  Institute 

ChaiiTTian,  National  Capital  Planning  Commission 

Member,  Atlanta  Metropolitan  Planning  Commission 

Committee  of  the  South,  National  Planning  Association 

Bicentennial  Commission  of  the  District  of  Columbia 

Southern  Consumers  Cooperative 

Urban  America 

Study  of  Negro  Schools  in  the  South  (Fund  for  the 
Advancement  of  Education) 

Atlanta  Social  Planning  Council 

The  firm  has  supported  its  employees  in  their  participation  in  these 
community  activities  and  will  continue  to  do  so. 


G-14 


HAMMtasiLtROIOnOE    ASSOCIATES 


Downtown 
B65R 


AUTHOR 

Ttrfnil    ^"«^ 


7868    028 


BOSTON  PUBLIC  LIBRARY 


3  9999  063 


5  134  2 


